DEVELOPMENT MANAGEMENT COMMITTEE

17 SEPTEMBER 2018

Case No:

18/00700/FUL (FULL PLANNING APPLICATION)

Proposal:

CONSTRUCTION OF A NEW CREMATORIUM WITH
ASSOCIATED CAR PARKING, MEMORIAL GARDENS,
ACCESS ROAD, ACCESS AND LANDSCAPING.

Location:

LAND NORTH OF WYTON
SAWTRY WAY, WYTON

Applicant:

DIGNITY UK LTD

Grid Ref:

526720 275627

PIGGERY

COTTAGE,

Date of Registration: 06.04.2018
Parish:

BROUGHTON & KINGS RIPTON

ADDENDUM REPORT TO BE READ TOGETHER WITH ATTACHED DMC
REPORT DATED 16 JULY 2018
RECOMMENDATION – APPROVE
1.

Background

1.1

This planning application is reported back to Development
Management Committee (DMC) following deferral of the application
from the DMC meeting on 16 July 2018 for the following reason:
to enable the applicant to provide further traffic information from other
similar crematoria that they operate, survey data on the Kings Ripton
staggered junction and a further review of existing transport
information.

1.2

The Minutes from July DMC were approved as a correct record and
signed by the Chairman at DMC on 20/08/2018.

1.3

Following the deferral, three submissions of information have been
received from the applicants: 18/07/2018

Agent Letter and Mode Transport Planning Technical
Note dated 18 July 2018

30/07/2018

Agent Letter and Mode Transport Planning Technical
Note dated 27 July 2018

13/08/2018

Mode Transport Planning Email and Survey results from
Fenland Crematorium in March

1.4

Full re-consultation (21 days) was undertaken on each submission to
CCC Highways, Parish Councils, Ward Members and all people that
had previously made representations.

1.5

This report provides a summary of the content of the submissions, the
representations received and provides updates on other matters

following the officer report provided for DMC on 17th July 2018 and the
questions and debate held at the meeting.
2.

Submission of additional Transport information

2.1

18/07/2018 - Agent Letter and Mode Transport Planning Technical
Note dated 18 July 2018 states that:
• The applicant agreed to provide additional survey information after
the request by Members at DMC.
• Details of Dignity sites were used for traffic generation with the
traffic generation information using comparable sites. The Applicant
explained that survey periods were representative of a normal
operational week and located in comparable rural areas with similar
accessibility credentials with little or no public transport and footway
provisions.
• Over 97% of the traffic generation of the Dignity sites has been
shown to fall outside of the peak hour periods.
• The suggested planning condition will provide a mechanism for
which traffic flows will be restricted to outside of the peak hour periods.
• The traffic generation has been distributed and assigned onto the
adjacent highway network based upon the anticipated crematorium
catchment data provided by the Dignity UK Ltd. A total of 67% of
development traffic is anticipated to travel to the site from the north of
the B1090 and 33% from the south, this percentage split is agreed by
the Local Highway Authority.
• A turning count survey was undertaken at the B1090 / Ramsey
Road crossroad junction on Tuesday 3rd July 2018 between 07:00 –
10:00 and 16:00 and 19:00. Capacity assessments have been
undertaken on the Kings Ripton junction for various traffic flow
scenarios and demonstrates that the junction operates within capacity
with no material impact on operation for each scenario. This also
provided a sensitivity test to understand what the impact would be if all
traffic to and from the north was routed through Ramsey Road and
Kings Ripton. This test demonstrated that the forecast traffic
generation would not have a material impact. The Local Highway
Authority consider that the model is acceptable and that there will be
no highway capacity issue at the junction and the development will not
have a material impact on the future capacity of the junction.

2.2

Following re-consultation, comments received from CCC Transport
Assessment Team on the latest information confirmed that:
•

The other Dignity sites used within the assessment are
comparable to the proposed development.

•

The majority of vehicle trip movements associated with the
development are expected to occur within the inter-peak period.

•

It is agreed that 67% of development traffic is anticipated to travel
to the site from the north of the B1090 and 33% from the south.

•

The turning count survey undertaken at the crossroad junction is
acceptable for use.

•

Future growth has been calculated and is accepted.

•

With the recommended condition limiting service operation outside
of the peak hours CCC Highways are satisfied that there will be no
highway capacity issue at the B1090 / Ramsey Road crossroad
junction.

•

The development will not have a material impact on the future
capacity of the junction.

2.3

Representations received following the submission of information on
18/07/2018 explained that at the time of the survey of the junction on
03/07/18, roadworks were in place due to the resurfacing of the
carriageway and a reduced speed limit (20mph) was in force. It was
also reported that the road exiting Broughton towards Kings Ripton was
also closed so no traffic could use the usual route through Kings Ripton
to avoid queues at the A141 Wyton roundabout. Comments are made
that this survey was not representative of the traffic usually
experienced at this junction and the surveys should be undertaken
when normal conditions apply.

2.4

30/07/2018 - Agent Letter and Mode Transport Planning Technical
Note dated 27 July 2018 states that:
•

Further to the queries raised regarding the data collected on 3 July
2019, a further note was submitted by the Applicant. A comparison
was provided of other traffic counts that were previously
undertaken on the highway network from previous periods to
check whether the flows are suitable to use.

•

Based on the further comparative assessment, the traffic flows are
comparable between the three sets of counts (those undertaken
on 03/07/2018, those undertaken in May 2018 for the Jubilee Park
application 18/01439/FUL and those in November 2016 for the
earlier Dignity crematorium application 17/00969/FUL). This
comparison demonstrates that the July 2018 flows were not
affected by the roadworks and were comparable to ‘normal’
operation and suitable to use.

2.5

CCC Highways commented that the road works in place at the time of
the survey on 3rd July 2018 did not affect the traffic counts. It is
therefore still considered that the development will not have a material
impact on the future capacity of the junction.

2.6

Further representations received, including comments from Kings
Ripton Parish Council (see comments attached), refer to a further
accident taking place at this time and requesting that the surveys are
undertaken during school term time and normal traffic conditions, not
earlier than w/c 10th September 2018. Broughton Parish Council (see
comments attached) commented that their view remains the same, that
the proposed plans be recommended for approval subject to
satisfactory traffic surveys having been undertaken.

2.7

13/08/2018 - Mode Transport Planning Email and Survey results from
Fenland Crematorium in March state that:
An additional survey was completed at Dignity’s Fenland Crematorium
in March and the results submitted. There were no pedestrian or cycle
movements recorded at the site on the day selected where 5 services
took place and much lower trip generation than the values used within
the assessments used to review the transport impacts.

2.8

CCC Highways had no further comments to make on this information
and their recommendation of approval subject to the peak hours
restrictive condition remains.

2.9

Representations received have raised concerns regarding issues with
viewing the submitted information on the Council’s Public Access
system, ignoring the previous concerns raised through representations
and repeating the request for a new survey to be undertaken during
normal conditions and school term time. One representation has been
received supporting the application as the location is easy to get to and
away from noise which would interfere with the mourning process.

3.

National Planning Policy Framework 2018

3.1

Since the previous officer report was produced for DMC in July, the
new National Planning Policy Framework has been published (24th July
2018).

3.2

There are considered to be no materially significant differences
between the 2012 and 2018 NPPF in relation to this case however the
following cross references are provided in table format for Members
information: -

16/07/2018
DMC Report –
para number
3.7

NPPF
2012 NPPF
2018 Subject/
reference
reference
comments
para number
215
48
Weight to afford to
emerging policies
7.1
2, 11, 196 and 2 and 47
Relating
to
210
Planning Law on
how to determine
applications
7.5, 7.12
112
171
Agricultural land –
poorer quality land
should
be
preferred
7.13, 7.23
28
83
Supporting
rural
economy
7.32,
7.39, 7
8
Sustainable
7.132
development
7.46
56-68
124-132
Good design
7.51, 7.63
32
108 -110
Access
and
Transport
*see
below*
7.73
109
170
Valued landscape
7.94
109
174-175
Habitats
and
biodiversity

Throughout
report

216

48

Weighting
policies

to

3.3

There is a stronger position now on highway safety in the 2018 NPPF
than in the 2012 document as this only referred to residual cumulative
impacts. Within paragraph 109 of the 2018 NPPF development should
only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative
impacts on the road network would be severe.

3.4

As detailed within the 16 July 2018 DMC officer report (paragraph
7.56), DMC Members did not raise highway safety as a reason for
refusal in the determination of the previous planning application
(reference 17/00969/FUL) and this is a material consideration in the
assessment and determination of this application. There is no objection
to the proposed development from the Local Highway Authority.
Through the original traffic information and the additional submissions,
the crossroads junction they are satisfied that there will be no highway
capacity issues and the development would not have a material impact
on the future capacity of the junction subject to a condition restricting
services being outside of peak hours suggested as follows: Any cremation services at the crematorium hereby permitted shall not
take place during the following peak hour periods: 08:00 to 10:00 hours Monday to Friday
16:00 to 18:30 hours Monday to Friday
Reason – In the interests of highway safety.

3.5

There is no counter evidence to demonstrate that there is an
unacceptable impact on highway safety or severe impacts (as a result
of the proposed development), and the development cannot be shown
to be unacceptable for this reason and would not be possible to defend
at appeal.

4.

Other matters
Huntingdon Town Council application (18/01439/FUL) - Proposed new
crematorium and cemetery development: including administration and
cafe building, memorial gardens, traditional and natural burial areas,
car parking and landscaping.

4.1

Since writing the Officer Report for DMC on 16 July 2018, the above
planning application was validated and has been under consideration
by the Local Planning Authority. Consultations have now been
undertaken and comments received. Some further work is required
before officers can reach their full assessment of the proposed
development relating to archaeology, highways matters, design,
landscaping and noise. Only limited weight can be given to this
proposed alternative development at this stage in the process as
officers are not yet in a position to make a recommendation on the
application. The application is still possibly subject to change and it is
not currently at a stage where it is ‘before’ the Council for
determination.

Pending appeal of Dignity’s previous application (17/00969/FUL)
4.2

All parties still await confirmation from the Planning Inspectorate of the
formal Start for this appeal and a date for the hearing.
Glebe Farm landing strip

4.3

During the Member questions of speakers and officers at DMC on 16
July 2018 aircraft activity associated in proximity to the site was raised
as a potential concern regarding the affect this would have on the
proposed development and whether this was appropriate. This has
been researched by officers and it is confirmed that there is no
planning history in the vicinity relating to planning permission being
granted for a change of use to an air strip.

4.4

Members attention is drawn to the provisions of the Town and Country
Planning (General Permitted Development) Order 2015, Part 4, Class
B – temporary use of land. This allows as ‘permitted development’ the
use of any land for any purpose for not more than 28 days in total in
any calendar year (where not a market or motor racing). There are
criteria that restrict this from being a building or any land within the
curtilage of a building, use for a caravan site, within a Site of Special
Scientific Interest (SSSI) use for motor sports, clay pigeon shooting or
way games and also advertisements. As such there may be a
temporary use of land in the vicinity of the development site which
would not require a planning application.

4.5

This matter is being investigated further by Enforcement officers and
Members will be updated in due course.
Chimney Stack Height calculation

4.6

A further objection has been received raising concern regarding the
chimney stack height calculations and flue diameter and the
methodology used by Dignity in determining their chimney height as
shown on the elevations and within the visual appraisals of the
development.

4.7

Dignity are considering the detailed report submitted and will be
responding in due course. This technical query has also been
forwarded to the Council’s Environmental Health team for a response.

4.8

Members will be updated in due course.
Public Access availability and consultation period timings

4.9

Officers have received several comments and representations referring
to some recent accessibility issues with the Council’s Public Access
system which provides online access to the planning application
documents. The Council’s IT Team are investigating this matter
including checking the site monitoring records of the Public Access
system along with the server logs and have confirmed that the
‘downtime’ period would have been unlikely to have exceeded 10 days.
In response to the concerns raised, on 20 August 2018 a clear note
was added to the Public Access system stating that all comments will
be received up until 10am on the day of September DMC. Any
additional comments received will then be reported through the Late

Representations paper. This extends the most recent consultation
period from the original date of 6th September for a further 10 days.
The Planning Practice Guidance states that where an application has
been amended it is up to the Local Planning Authority to decide
whether further publicity and consultation is necessary and it is open to
them to set the timeframe for responses, balancing the need for
consultees to be given time to consider the issue that is being reconsulted upon and respond against the need for efficient decision
making. The additional 10 day extension to the original 21 day
consultation period following the last submission of information is
considered to be reasonable to allow opportunity for all interested
parties to review the documents / information and for representations
to be submitted in this regard.
5.

Conclusion

5.1

Members attention is drawn to the Planning balance and conclusion
set out in paragraphs 7.128 to 7.140 of the officer report to DMC on 16
July 2018. The additional information and issues within this addendum
report do not alter the original officer recommendation of one of
approval subject to the following conditions: •
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

3 year timescale
Approved plans
Materials (including sourcing)
Signage details
Site levels
Hard and soft landscaping (including regard to potential
archaeological impact)
Landscape management plan
Earthworks details
Services details
Tree protection
Construction and environmental management plan
Contamination – further monitoring and gas protection
measures
Retain all parking spaces for parking
Provision of visibility splays
Junction radii
Surface water drainage scheme and maintenance
Foul water drainage scheme
Restriction to services outside peak hours

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.
CONTACT OFFICER:
Enquiries about this report to Louise Newcombe Development Management
Team Leader 01480 388490

Huntingdonshire DC Public Access
From:
Sent:
To:
Subject:

DMAdmin
04 September 2018 09:12
DevelopmentControl
FW: Planning Permission Consultation - Land North Of Wyton Piggery Cottage
Sawtry Way Wyton (ref 18/00700/FUL)

From: Rebecca Buddle [mailto:broughtonparishcouncil@hotmail.com]
Sent: 04 September 2018 09:11
To: DMAdmin
Subject: RE: Planning Permission Consultation - Land North Of Wyton Piggery Cottage Sawtry Way Wyton (ref
18/00700/FUL)

FAO Louise Newcombe
Dear Louise
Further to your letter dated 15th August, this matter was debated at the meeting of Broughton Parish Council on 3rd
September. The view of Broughton Parish Council remains the same, that the proposed plans be recommended for
approval subject to satisfactory traffic surveys having been undertaken.
Kind regards
Rebecca
Rebecca Buddle
Clerk to Broughton Parish Council
07765 401192
36 Valiant Square, Bury PE26 2PQ

From: DMAdmin <Development.ManagementAdmin@huntingdonshire.gov.uk>
Sent: 15 August 2018 16:01
To: broughtonparishcouncil@hotmail.com
Subject: FW: Planning Permission Consultation - Land North Of Wyton Piggery Cottage Sawtry Way Wyton (ref
18/00700/FUL)
Good Afternoon,
In follow up to my email just now please note that the consultation period will expire one additional day later than
the usual 21 days to take account of the bank holiday day.
Kind regards
Nicole Askinazy
Senior Administrative Assistant
Development Services
Corporate Delivery
Huntingdonshire District Council
Pathfinder House, St Marys Street
Huntingdon
1

PE29 3TN
DDI: 01480 388 439
Email: nicole.askinazy@huntingdonshire.gov.uk
Please visit the Planning Pages of our new website at http://www.huntingdonshire.gov.uk/planning for all planning
related enquiries, including full details of the pre-application services we are providing.
Any comments represent the informal opinion of an officer of Huntingdonshire District Council. These comments are
made without prejudice to any eventual determination through the planning process.

-----Original Message----From: DMAdmin
Sent: 15 August 2018 15:27
To: broughtonparishcouncil@hotmail.com
Subject: RE: Planning Permission Consultation - Land North Of Wyton Piggery Cottage Sawtry Way Wyton (ref
18/00700/FUL)
Dear Parish Clerk,
Please find correspondence from Development Management at Huntingdonshire District Council attached to this
email in relation to the following application for planning permission.
Proposal: Construction of a new crematorium with associated car parking, memorial gardens, access road, access
and landscaping.
Site Address: Land North Of Wyton Piggery Cottage Sawtry Way Wyton
Reference: 18/00700/FUL
Opting out of email correspondence
-------------------------------------------------------We are continually striving to improve the service we deliver to our customers. As part of this we are now
contacting our customers by email where possible in an effort to provide a faster, more efficient service.
If you would prefer not to receive correspondence from us via email you have the right to opt out. If you wish to opt
out please contact us at the address provided below so that we can remove your email details from our records.
Keeping safe on the internet
--------------------------------------------You should never open a file attached to an email when you do not trust the sender's authenticity.
We will only contact you via email when you have already contacted us in relation to this specific application (or one
directly related to it) and provided your email address as a contact - we will not transfer your contact details
between unrelated applications.
If you have any doubts or concerns relating to this email please contact us directly, our contact details are provided
below.
Development Management
2

From: Ramune Mimiene [mailto:clerk.kingsripton.pc@gmail.com]
Sent: 03 August 2018 08:31
To: DevelopmentControl; Newcombe, Louise (Planning)
Cc: Karen Martin; Paul Bassitt; Philip Rayner; Rebecca Rayner; Sattelle, David
Subject: KIngs Ripton PC comments re: Land North Of Wyton Piggery Cottage Sawtry Way Wyton
(ref 18/00700/FUL)
Mimecast Attachment Protection has deemed this file to be safe, but always exercise caution when opening files.

Dear Louise,
Kings Ripton Parish Council is concerned that the survey done by Dignity, dated 23 July 18 re:
B1090/Ramsey Rd Junction was actually carried on 3 July 18 which is prior to the DMC meeting.
Please also note that the traffic flow measurements made at the junction coincided with a period
during of road works which does not correspond to the normal situation at the junction.
Kings Ripton Parish Council wish to seek the new Survey (agreed at the DMC meeting) to be carried
out at the B1090/Ramsey Rd Junction during normal conditions and during a week of more typical
traffic. Otherwise the information will not be representative. The PC are seeking traffic speed, traffic
flow and direction (i.e. all 4 directions) at the junction at the top of the village to be carried out not
earlier than w/c 10 Sep 2018.
Concerns were also raised concerning a similar “ghost traffic island” to the one proposed for the
entrance to the proposed Dignity Crematorium site which is located at the entrance to Wyevale
Garden centre which has resulted in a number of accidents.

Please also note this email address for the Council. I have informed HDC and Panning department.
Sincerely,
Ramune

Ms Ramune Mimiene
Clerk to Kings Ripton Parish Council
24 Manchester Road
Brampton
Huntingdon
Cambs PE28 4QF
01480 535265
clerk.kingsripton.pc@gmail.com
http://www.kingsriptonpc.org.uk/
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Proposal:

CONSTRUCTION OF A NEW CREMATORIUM WITH
ASSOCIATED CAR PARKING, MEMORIAL GARDENS,
ACCESS ROAD, ACCESS AND LANDSCAPING.
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LAND NORTH OF WYTON
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DIGNITY UK LTD

Grid Ref:
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PIGGERY
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Date of Registration: 06.04.2018
Parish:

BROUGHTON & KINGS RIPTON
RECOMMENDATION – APPROVE

This application is reported to the Development Management Committee
(DMC) as it is a Departure from the Development Plan and the
submission has not addressed the comments of Kings Ripton Parish
Council.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application site is 4.75 hectares in size and is located
approximately 2.4km northeast of Huntingdon, 0.75km southeast of
Kings Ripton and 2.3km southwest of Broughton. The B1090 borders
the site on its southern boundary and the A141 passes approximately
1.1km southwest of the site. The site falls in a north-westerly direction
towards the existing drainage ditch that runs parallel to the western
boundary of the site.

1.2

The site is within the Landscape character area of Central Claylands.
The Huntingdonshire Landscape and Townscape Assessment (2007)
refers to this area as consisting of gently undulating farmland.

1.3

The access to the site is proposed directly from the B1090.

1.4

The site falls within the Parishes of Broughton (for the majority of the
site) and Kings Ripton (mainly the site access).

1.5

Planning permission is sought for a new crematorium building (single
storey) including a ‘chapel’ area, crematory and administrative space
along with a small separate waiting room, car parking for 110 vehicles
plus 2 spaces for hearse and limousine, new vehicle access off the
B1090, entrance gates together with associated memorial gardens,
woodland and nature areas.

1.6

The application is supported by a Design and Access Statement,
Planning Statement, Ecological Report, Phase 1 Site Investigation
Report, Arboricultural Impact Assessment and AMS, Tree Survey,
Historic Environment Desk Based Assessment, Landscape and Visual

Impact Assessment, Air Quality and Noise Statements, Flood Risk
Assessment, Soils and Agricultural Quality Assessment, Geophysical
Survey Report, Transport Assessment, Need Assessment, Sequential
Assessment Report and Statement of Community Involvement. CGI
visuals of the development have also been provided.
1.7

This application is a resubmission of the 2017 application. There have
been no physical changes to the proposed scheme however some of
the supporting reports have been updated in order to reflect and
address the reasons for refusal. These include the Planning Statement,
Ecology and Highways.

1.8

Part 12, paragraph 76 (3) (b) of the Town and Country Planning
(Environmental Impact Assessment) Regulations 2017 provide for
transitional provisions. This states that the 2011 Regulations continue
to apply to screening opinions adopted. The proposed development
project was previously screened under reference 16/70145/SCRE in
accordance with the Town and Country Planning (Environmental
Impact Assessment) Regulations 2011 and it was formally confirmed
on 21/09/2016 that the development was not considered to lead to
significant environmental effects for the purposes of the Regulations
and therefore does not require full environmental assessment. None of
the environmental impacts of the project have changed since
September 2016 to warrant a different opinion. Having had regard to
the 2017 Regulations, officers also consider that there would be no
different conclusion reached than that formally adopted by the Local
Planning Authority in this screening opinion.

1.9

This planning application has been advertised as ‘departure’ from the
Development Plan as there are no specific development plan policies
relating to the provision of crematorium facilities and it is considered
that the proposed development could be considered to be contrary to
1995 Local Plan policy En17. The application must be considered
against the Development Plan as a whole and the relevant material
considerations as part of the planning balance.

2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (NPPF) (2012) sets out the
three dimensions to sustainable development – an economic role, a
social role and an environmental role – and outlines the presumption in
favour of sustainable development. Under the heading of Delivering
Sustainable Development, the Framework sets out the Government’s
planning policies for: building a strong, competitive economy; ensuring
the vitality of town centres; supporting a prosperous rural economy;
promoting
sustainable
transport;
supporting
high
quality
communications infrastructure; delivering a wide choice of high quality
communications infrastructure; delivering a wide choice of high quality
homes; requiring good design; promoting healthy communities;
protecting Green Belt land; meeting the challenge of climate change,
flooding and coastal change; conserving and enhancing the natural
environment; conserving and enhancing the historic environment; and
facilitating the sustainable use of minerals.
For full details visit the government website
https://www.gov.uk/government/organisations/department-forcommunities-and-local-government

3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995):
• E1 – Promotion of economic and employment growth
• T18 – Access requirements for new development
• En13 – Archaeological potential evaluation
• En17 - Development in the Countryside
• En18 – Protection of countryside features
• En20 – Landscaping schemes for new development
• En22 – Nature and Wildlife Conservation
• En25 – General design criteria
• CS8 – Water supply, sewerage, sewage disposal and
surface water drainage requirements
• CS9 – Flood water management

3.2

Saved policies from the Huntingdonshire Local Plan Alterations (2002):
No relevant policies

3.3

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009):
• CS1: “Sustainable development in Huntingdonshire”

3.4

Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018 for submission)
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•
•

LP1: Amount of Development
LP2: Strategy for Development
LP5: Flood Risk
LP6: Waste Water Management
LP7: Spatial Planning Areas
LP11: The Countryside
LP12: Design Context
LP13: Design Implementation
LP14: Placemaking
LP15: Amenity
LP16: Surface Water
LP17: Sustainable Travel
LP18: Parking Provision and Vehicle Movement
LP20: Rural Economy
LP23: Local Services and Community Facilities
LP31: Health Impact Assessment
LP32: Biodiversity and Geodiversity
LP33: Trees, Woodland, Hedges and Hedgerows
LP36: Heritage Assets and their Settings
LP39: Ground Contamination and Groundwater Pollution

3.5

Cambridgeshire and Peterborough Minerals and Waste Development
Plan Core Strategy (2011)
• CS2 “Strategic Vision and Objectives for Sustainable
Waste Management Development”

3.6

Supplementary Planning Guidance / Other relevant documents:
• Cambridgeshire Flood and Water SPD (2016)
• Huntingdonshire Design Guide (2017)

•
•
•
•
•
•

Huntingdonshire
Landscape
and
Townscape
Assessment (2007)
Community Infrastructure Regulations 2010
Huntingdonshire Strategic Flood Risk Assessment
(2017)
Cremation Act 1902
Federation of Burial & Cremation Authorities
‘Recommendations on the Establishment of Crematoria’
(2013)
Department of the Environment’s ‘The Siting and
Planning of Crematoria’ guidance (1978)

Local
policies
are
https://www.huntingdonshire.gov.uk

viewable

at

Policy Weighting:
3.7

Paragraph 215 of the NPPF advises that due weight should be given to
Development Plan policies which pre-date the NPPF according to their
degree of consistency with the Framework. Paragraph 216 of the
NPPF advises that policies in emerging plans can be given weight from
the day of publication according to:
* The stage of preparation of the emerging plan (the more advanced
the preparation, the greater the weight that may be given);
* The extent to which there are unresolved objections to relevant
policies (the less significant the unresolved objections, the greater the
weight that may be given); and
* The degree of consistency of the relevant policies in the emerging
plan to the policies in this Framework (the closer the policies in the
emerging plan to the policies in the Framework, the greater the
weight that may be given).

3.8

The LPA consider the Local Plan to 2036 to be a sound plan and it was
submitted for examination on the 29th March 2018. Although this Plan
does not form part of the statutory Development Plan, it has reached
an advanced stage and is consistent with the policies set out within the
NPPF.

4.

PLANNING HISTORY
On this site:
o

4.1

17/00969/FUL - Construction of a new crematorium with
associated car parking, memorial gardens, access road, access
and landscaping

This application was recommended for approval by officers at the
Council’s DMC in December 2017. Members overturned the officer
recommendation and refused the application for the following reason:
The proposed development, by virtue of its countryside location
away from a main settlement and the lack of alternatives to
access the site other than by private car is not considered to
constitute a sustainable form of development. The development
is contrary to the National Planning Policy Framework
paragraphs 17 (11th core principle), 32 and 34, policy CS1 of

the Huntingdonshire LDF Core Strategy (2009), policies LP13
(criterion f) and LP17 of Huntingdonshire's Local Plan to 2036:
Proposed Submission 2017 and part 3.3 (Walkable Places,
page 45) of the Huntingdonshire Design Guide SPD (2017).
The proposed development of this greenfield site would have a
detrimental impact on the intrinsic character and beauty of the
site and surrounding area. The development would therefore be
contrary to paragraph 17 (5th core principle), policy CS1 of the
Huntingdonshire LDF Core Strategy (2009), policy LP11
(criteria b) of Huntingdonshire's Local Plan to 2036: Proposed
Submission 2017.
The benefits of the development do not outweigh this harm, and
the proposal would not therefore represent sustainable
development.
4.2

The decision notice was issued on 21 December 2017 and on 6th
March 2018, the applicant submitted an appeal against that decision to
the Planning Inspectorate. At the time of publication of this report, the
Planning Inspectorate have confirmed that the procedure for this
appeal will be by a Hearing, however this has been challenged by
Dignity UK Ltd who are seeking a Public Inquiry. No start date has yet
been received and therefore no timescales have yet been provided or
agreed relating to paperwork and informing interested people.
On Jubilee Park site:
o

17/01271/FUL - Hybrid application including: 1) Full permission
for cemetery and crematorium, including service building, redesign of existing sports club building to an administration and
function rooms facility, car parking and landscaping. 2) Outline
permission (with all matters reserved) for the relocation and
expansion of the existing Jubilee Park sporting facilities.

4.3

This planning application was recommended for approval by officers for
at the Council’s DMC in December 2017. Members approved the
application and planning permission was issued on 21st December
2017. Dignity Funerals Limited challenged this decision bringing a
claim for judicial review to the High Court and the decision was
quashed on 4th April 2018. One of the actions required was that the
applicants needed to serve notice on all owners of the application land.
The application being quashed means that the application was put
back in the hands of the Local Planning Authority for re-determination.
This planning application was formally withdrawn on Wednesday 4th
July 2018 and a new planning application has been received by the
Local Planning Authority. At the time of writing this report, the new
application is currently being processed to be registered and go
through the necessary validation checks. An update will be provided to
Members as part of the Late Representations correspondence
circulated on the day of DMC.

5.

CONSULTATIONS
Comments received:

5.1

Broughton Parish Council – Recommend APPROVAL subject to
highways approval as this is a suitable location away from residential
areas, a much needed facility and will create local employment. (COPY
ATTACHED)

5.2

Kings Ripton Parish Council – Make observations and request a full
traffic survey is conducted for the Kings Ripton junction, as without this
important information the Council cannot make an objective decision or
recommendation on the proposed application. Concerns are raised
related to increased traffic at the junction of B1090 and Ramsey Road
and these have not been addressed. (COPY ATTACHED)

5.3

Cambridgeshire County Council Archaeology – NO OBJECTION –
following receipt and approval of archaeological trial trench evaluation
report for this site. No further archaeological works are required in
advance of determination or construction. Condition required for
landscaping in light of adjacent human skeletal remains.

5.4

Cambridgeshire County Council Local Highways Authority (CCC
Highways) –
Transport Assessment Team – NO OBJECTION – subject to
conditions restraining the service times to fall outside of peak hours to
limit capacity pressure on identified junctions and full details of the
B1090 site access junction and associated works.
Highway Development Management – NO OBJECTION – subject to
conditions for provision of off-site works, parking provision and
consideration of construction traffic.
Rights of Way – NO OBJECTION – it is not considered that the
application has an impact on the Rights of Way network and does not
affect any recorded Public Rights of Way.
Full comments from CCC Highways attached (COPY ATTACHED)

5.5

Cambridgeshire County Council as Lead Local Flood Authority –
LLFA – NO OBJECTION subject to a condition securing details of
surface water drainage.

5.6

Environment Agency – NO OBJECTION subject to a condition
securing details of foul drainage. An Environmental Permit will be
required from the Local Authority to operate the crematorium.

5.7

HDC Environmental Health –
Air Quality - NO OBJECTION – mercury abatement will be utilized and
the site will require and be regulated by an Environmental Permit. As
part of this Public Health England will be consulted.
Contamination – NO OBJECTION – no conditions required

5.8

Landscape Consultant – NO OBJECTION – the proposal would result
in some landscape and visual harm. This has been identified as no
greater than moderate and therefore do not recommend that the
Council refuses the application on landscape grounds.

5.9

Middle Level Commissioners – no comments received.

5.10

National Grid / Cadent Gas – NO OBJECTION - high or intermediate
pressure gas pipeline and associated equipment identified in the
vicinity (along the B1090)

5.11

Natural England – no comments received.

5.12

Wildlife Trust – NO OBJECTION consider the mitigation and
enhancement measures suggested are suitable subject to securing by
condition including revised details of full planting details

6.

REPRESENTATIONS

6.1

30 representations have been received (by 30/06/2018) from 27
contributors from different properties mainly in Kings Ripton, 1 each
from properties in Brampton, Houghton, Barnsley and Royal Wootton
Bassett and a letter has also been received from Mr Shailesh Vara MP
for North West Cambridgeshire.

6.2

The following comments / issues were raised through the
representations received, the number in brackets shows the number of
times the respective / similar comments were made: General:
o No need for two crematoria within short distance of each other
(14)
o Fails to address previous concerns / reason for refusal (7)
o Contrary to Local Plan / Development Plan (7)
o Jubilee Park site better (6)
o Inappropriate development (4)
o No benefit to local area / community (4)
o Sustainability (3)
o No significant change in this second application (3)
o Residents signed petition (2)
o Objection by Kings Ripton Parish Council (2)
o If Town Council facility is financially sustainable then this
submission is sustainable too
o Support this sensitive and well thought out proposal which could
be operational quickly
o Does not include cemetery whereas Jubilee Park site did covering more local need
o Contrary to NPPF
o Unsuitable
o Wrong location
o Open 365 days a year - negative impact on local area and
nearby residents
o Several sites closer to Huntingdon better links for development
o Are there no brownfield sites more appropriate?
o Surrounding infrastructure insufficient to sustain an additional
commercial facility of this size or purpose
o Commercial viability of the Jubilee Park application and benefits
this would bring to local community being undermined
o Venue not financially viable on hours of operation stated and
will request additional hours
o Income will go to private shareholders

Traffic, Parking and Access:
o Existing dangerous crossroads / junction with numerous
accidents recorded including fatalities and unreported accidents
and ‘near misses’ which would be exacerbated (23)
o No public transport links (19)
o Increase in traffic on B1090 (15)
o Increase in traffic through Kings Ripton village (11)
o No footpath / pedestrian links (11)
o Impact of slow moving funeral traffic (8)
o Location of access would be a major hazard as situated in a
natural dip in the road which restricts visibility (8)
o Many vehicles exceed speed limit on B1090 (8)
o Transport Assessment does not take into account unreported
accidents and ‘near misses’ on staggered junction (7)
o Possibility of queuing vehicles on highway safety risk (5)
o Traffic estimates ignore impact of impending housing
development plans for the area (5)
o Recent accident (ref 13575) very close to the proposed site
entrance (3)
o Impact on traffic from having 2 crematoria in proximity (3)
o Location of access is fog prone – bad weather would increase
accidents (2)
o No continuous footpath through length of Kings Ripton (2)
o No consideration of ‘sensitive’ road users
o Cycling to the site not safe
o 1978 guidance states ‘easy access by public transport’
o B1090 crossroads has not received proper assessment in
terms of additional traffic
o Site access at one of fastest points
o Already increased traffic volumes and speed since previous
application
o CCC believe development would cause traffic problems at rush
hour as condition is recommended
o Additional traffic predicted will arrive and leave in peaks – not
addressed in design
o Car parking spaces imply a plan for further expansion
Environment:
o Impact on open countryside / naturally attractive rolling virgin
Cambridgeshire Wold landscape (14)
o Loss of agricultural land (10)
o Impact on / retention of rural character of Kings Ripton (8)
o Building will cause irreversible damage (3)
o Precedent for further development / industrialisation (3)
o Light pollution and impact on ‘dark skies’ environment (2)
o Nearby dog kennels with noise / barking at all times of day (2)
o Impact on edge of conservation area
o Proposed screening around the site will not disguise the
crematorium with its chimney as it is on a natural rise in the
Wold landscape
o Visible from a significant distance in all directions in the
surrounding area
o Need to ‘over run’ as service time not enough to complete the
procedure so will be running during hours of darkness
o Ecological appraisals conducted when flora and fauna not in
abundance
o Impact on ecology

o
o
o
o

Availability of ecological reports
Need to restrict commercial development in the countryside
In green belt area
Emissions from crematorium and impact on nearby settlements

Procedural issues:
o Developer’s public consultation not fully inclusive – number of
households not receiving notice of the public meeting or this
new application (3)
o Local residents have not been consulted
6.3

A petition has also been received containing 104 signatures from
concerned Kings Ripton villagers who wish to identify their objection to
this development for one or more of the following reasons:
1) The development is proposed on valuable agricultural land that is
not identified for development in the Huntingdonshire plans.
2) The site is not served by public transport creating unnecessary
environmental impact from enforced car journeys by staff and
visitors.
3) The site will increase the amount of traffic through Kings Ripton
(from regular services throughout the day) where the road
infrastructure is already inadequate for the traffic using it as a ‘rat
run’ from Ramsey and surrounding villages and where accidents
regularly occur at the intersection of the village and the B1090.
Even since the submission of the last plans we have witnessed
several accidents at this location. It is also likely that Dignity will
seek to extend the opening hours into rush hour traffic in the future
as its financial viability has been questioned with the current
operating plan.

7.

ASSESSMENT AND CONSIDERATIONS

7.1

As set out in the Planning and Compulsory Purchase Act 2004 (Section
38(6)) planning applications should be determined in accordance with
the Development Plan unless material considerations indicate
otherwise. This is reiterated within paragraphs 2, 11, 196 and 210 of
the NPPF. Under section 70(2) ofthe Town and Country Planning Act
1990 in dealing with planning applications the Local Planning Authority
shall have regard to the provisions of the development plan, so far as
material to the application, and to any other material considerations.
The development plan is defined in Section 28(3)(b) of the 2004 Act as
“the development plan documents (taken as a whole) that have been
adopted or approved in that area”.

7.2

In Huntingdonshire the development plan consists of:
•
•
•
•
•
•

Saved policies from the Huntingdonshire Local Plan
1995 (Parts 1 and 2)
Saved policies from the Huntingdonshire Local Plan
Alteration 2002
Adopted
Huntingdonshire
Local
Development
Framework Core Strategy (2009)
Huntingdonshire West Area Action Plan 2011
Cambridgeshire & Peterborough Minerals and Waste
Development Plan Core Strategy 2011
St Neots Neighbourhood Plan

•
•

Godmanchester Neighbourhood Plan
Houghton and Wyton Neighbourhood Plan

7.3

The statutory term ‘material considerations’ has been broadly
construed to include any consideration relevant in the circumstances
which bears on the use or development of land; Cala Homes (South)
Ltd v Secretary of State for Communities and Local Government &
Anor [2011] EWHC 97 (Admin); [2011] 1 P. & C.R. 22, per Lindblom J.
Whilst accepting that the NPPF does not change the statutory status of
the Development Plan, paragraph 2 confirms that it is a material
consideration and significant weight is given to it in determining
applications.

7.4

The main issues to consider in assessing this application are whether
there is any conflict with Development Plan policies. If there is any
conflict, whether the application can be considered to be in accordance
with the Development Plan when taken as a whole. If the application is
not in accordance with the Development Plan, whether there are any
material considerations, including the NPPF, which indicate that
planning permission should be granted. With that in mind the following
issues are assessed below:
•
•
•
•
•
•
•
•
•
•
•
•
•
•

the principle of development;
design of the building;
residential amenity;
access and transport;
landscape and visual impact;
heritage assets;
ecology and biodiversity;
ground conditions and contamination;
flooding and drainage;
pollution control;
waste management;
Jubilee Park hybrid application
response to representations; and
other issues.

Principle of development
Loss of agricultural land
7.5

Agricultural Land Classification provides a framework for classifying
land according to the extent to which its physical or chemical
characteristics impose long term limitations on agricultural use. The
classification is well established and provides an appropriate
framework for determining the physical quality of land at national,
regional and local levels. Grade 1 is excellent quality agricultural land
and Grade 5 is land of very poor quality. Grade 3 constitutes about half
of the agricultural land in England and Wales, is subdivided into two
subgrades – 3a and 3b. The NPPF within paragraph 112 states that
where significant development of agricultural land is demonstrated to
be necessary, Local Planning Authorities should seek to use areas of
poorer quality land in preference to that of higher quality.

7.6

The majority of land within the surrounding area of the site and wider
countryside around Huntingdon is Grade 2 land and above with very
few areas of either non agricultural land or Grade 4 land.

7.7

The DEFRA provisional Agricultural Land Classification for the site is
Grade 2 agricultural land. Grade 2 soil is very good quality agricultural
land with minor limitations which affect crop yield, cultivations or
harvesting. A wide range of agricultural and horticultural crops can
usually be grown, but on some land in this grade there may be reduced
flexibility due to difficulties with the production of more demanding
crops such as winter harvested vegetables and arable root crops. The
land cover of the site is 4.75ha.

7.8

The accompanying Soils and Agricultural Quality report submitted with
the application provides information on the soils and agricultural quality
of the site. This acknowledges that the provisional Agricultural Land
Classification mapping of the site shows the land as grade 2 however
the report details that a soil resource and agricultural quality survey
was carried out in November 2016 showing that the land is identified as
grade 3. This consists of subgrade 3a topsoils and subgrade 3b land
across the site.

7.9

The applicant’s report provides a detailed, site specific up to date
assessment of the site. The Local Planning Authority has no contrary
information to counter the findings of this report.

7.10

The loss of this identified Grade 3 area of agricultural land is not
considered to be greatly significant when assessed with the remaining
availability of good agricultural land in the vicinity and wider local area.
It is unlikely that any countryside sites around Huntingdon came
forward for this proposed development would result in the loss of a
lower value of agricultural land. Consideration is also given to the
previous officer support for the loss of this land when identified as
Grade 2 land which would be of higher quality. The application site and
loss of 4.75ha of agricultural land is not considered to be significant in
these terms.

7.11

There are no Development Plan policies that are relevant to this issue.
The emerging Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) within
policy LP11 seeks the use of lower value agricultural land in preference
to higher and states that development in the countryside should avoid
the loss of Grades 1 to 3a land where possible. There is considered to
be limited conflict with emerging policy LP11 due to the size of the site,
resultant loss of Grade 3 agricultural land and there being no lower
grade land available around Huntingdon. LP11 has unresolved
objections and is yet to be subjected to Examination, however when
taking account of paragraph 216 of the NPPF, it is considered it can be
afforded moderate weight.

7.12

The NPPF paragraph 112 states that where significant development of
agricultural land is demonstrated to be necessary, Local Planning
Authority’s should seek to use areas of poorer quality land in
preference to that of higher quality. There is considered to be very
limited conflict with this paragraph due to the size and scale of the site,t
the lack of lower grade land available and elsewhere this report
concludes that the development con be considered to be necessary.

Development in the countryside
7.13

The National Planning Policy Framework (NPPF) promotes economic
growth in the countryside, stating in paragraph 28 that the sustainable
growth and expansion of all types of business should be supported in
rural areas. It is also a core principle of the NPPF to recognise the
intrinsic character and beauty of the countryside. However, the support
for rural economic development applies to development in the open
countryside as well as rural settlements. Additionally, the NPPF states
as a core principle that planning should deliver sufficient community
and cultural facilities and services to meet local needs.

7.14

Policy En17 of the 1995 Local Plan generally restricts development to
that which is essential to the efficient operation of local agriculture,
horticulture, forestry, permitted mineral extraction, outdoor recreation or
public utility services. Policy E1 promotes economic and employment
growth in Huntingdonshire and specifically details reducing commuting.

7.15

Core Strategy (2009) policy CS1 promotes sustainable development
and details a range of considerations for new development. Of
relevance to the principle of this proposal are those supporting the local
economy and businesses and providing sustainable well designed and
accessible places including minimising the need to travel and increase
opportunities for non-car modes of transport. Within supporting text it
recognises that “due to the limited supply of brownfield land, it is also
necessary to use greenfield land in order to accommodate the growth
required”.

7.16

Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018 for submission) refers, within policy LP2 to
supporting proposals for economic and community development that
serves needs in the most sustainable locations and protects the
intrinsic character and beauty of the surrounding countryside.
Development, amongst other things, is expected to contribute to the
integration of homes, jobs, services and facilities and support the local
economy. Policy LP11 states that development in the countryside
should be restricted and must protect the intrinsic character and beauty
of the countryside. Policies LP12 and LP13 set out the high standards
of design expected from new development and states that proposals
should respond positively to its context.

7.17

Whilst the proposal would provide a public service and community
facility, it would be operated on a commercial basis and would
generate some employment and have economic benefits to associated
businesses e.g. funeral directors, florists etc. As set out in this report,
the proposal would also provide a local crematorium to meet the local
needs which assists in reducing travelling time and traffic in the wider
area from residents travelling to alternative existing crematoria facilities
elsewhere.

7.18

As far as the need for a countryside location is concerned, the
requirements of the Cremation Act 1902 are directly relevant insofar as
they stipulate that a crematorium should be at least 200 yards (around
183 metres) from any dwelling and at least 50 yards (43 metres) from a
public highway. Published Government guidance entitled ‘The Siting
and Planning of Crematoria’ (DoE, 1978) is also of relevance. This

document identifies the main principles which should be observed
when selecting a site for a new crematorium:
i) That the site is well suited for the building, and is accessible to
public transport, and, normally, that all main services are
available;
ii) That the crematorium is so sited that its use does not have any
material effect on the immediate neighbourhood;
iii) That the layout of the site provides for the easy movement of
vehicles to and from the building, and adequate parking space;
iv) That the building should be so planned as to allow convenient
circulation;
v) That proper amenities are provided for those attending or
working at the crematorium;
vi) That the cremation room and its ancillary rooms and spaces
comply with good practices and permit cremation to be carried
out in a reverent and dignified manner.
7.19

Reference is made to sites of 2 to 4 hectares in size and larger,
although no minimum is stated. The reasonable expectation of
mourners and visitors to gardens of remembrance for a place of quiet
contemplation is also an important consideration in relation to site
selection.

7.20

The applicant has undertaken a sequential assessment of alternative
sites to support this application and a key determining factor was the
availability and viability of sites. All of the sites shortlisted as part of the
site search process were within the open countryside. There are no
identified sites in the adopted or emerging Local Plans. The planning
application for the Jubilee Park site which was proposed under
reference 17/1271/FUL has now been withdrawn. The application site
was the only site in the shortlisted sites and areas reviewed by the
applicant (and agree with the Local Planning Authority) that was viable
and available being located in the area considered suitable for a new
crematorium (closer to Huntingdon), was of sufficient size and not
affected by flooding constraints.

7.21

Given these particular site selection and locational requirements, it is
considered to be most unlikely that suitable land would be found within
a defined settlement boundary. Larger sites that are remote from
housing are perhaps more likely to be found within existing and
allocated employment areas, but the majority of such sites would likely
be discounted due to the busy commercial nature of such areas and
the likelihood of conflicting activities. It can reasonably be concluded
therefore that a rural location outside a defined settlement is likely to be
required for the development of a crematorium. This has also been
confirmed by planning case law.

7.22

The relevant Development Plan policies relating to development in the
countryside are En17 and E1 of the Local Plan 1995 and policy CS1 of
the Core Strategy 2009. There is considered to be limited conflict with
policy En17 as the development is not one of the type listed in the
policy however the policy refers to development being ‘generally
restricted to..’ and no conflict with policies E1 and CS1. There is
considered to be no conflict with the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) emerging policies LP2 and LP11. Full weight can be given

to policies En17, E1 and CS1 as they are all broadly consistent with the
NPPF. Emerging policies LP2 and LP11 have unresolved objections
and are yet to be subjected to Examination, however when taking
account of paragraph 216 of the NPPF, it is considered they can be
afforded moderate weight.
7.23

The NPPF within paragraph 17 (3rd bullet) encourages planning to
drive and support sustainable economic development (including
infrastructure). Efforts should be made to identify and meet the
development needs of an area. Paragraph 28 also supports economic
growth in rural areas taking a positive approach to sustainable new
development.

7.24

The development is not one of the types listed in policy EN17 (and the
application was advertised as a Departure from the Development Plan
on this basis), and there is a degree of conflict with this policy.
However, notwithstanding this conflict, for the reasons set out above it
is considered that the development of a crematorium on this site in the
open countryside is capable of being acceptable in principle. It remains
to be considered whether the proposal would represent sustainable
development, taking into account the balance of benefits and any
adverse effects. This is considered in detail below.
Need for a crematorium

7.25

There are no crematoria in Huntingdonshire. Existing facilities in the
wider area are located at Peterborough, Cambridge, Bedford, Nene
Valley, Fenland and Kettering. Funeral parties from Huntingdon and
surrounding communities currently travel long distances to a
crematorium facility.

7.26

The accompanying Need Assessment submitted with the application
states that the proposed facility is to address the consequences of
existing high levels of usage of other facilities (specifically, difficulty in
obtaining time slots for cremations), reduce the distance that people
need to travel, improve the qualitative experience for mourners and to
provide capacity for future increases in death rates. The assessment
concludes that there is sufficient population in the catchment area to
support a new facility. Some of the services that will take place will be
diverted from existing facilities including those which are operating
under pressure, thus allowing other facilities to improve the qualitative
experience for future users. An amount of ‘latent demand’ is
recognised where there is a change in services that would not
otherwise have been cremations due to the distance / quality of
facilities elsewhere may increase with the provision of a closer
cremation facility.

7.27

Service duration at the existing facilities can be as short as 20 minutes
(Peterborough) with a 30 minute ‘interval’ time. There are also popular
times and days for services to be held (afternoon and at the end of the
working week). Providing more availability of facilities will allow greater
choice and allow for the provision of a proposed service time of 45
minutes with a 1 hour interval time.

7.28

The needs of the bereaved is a recognised consideration in assessing
this planning application (highlighted in related planning appeals).

There is a ‘rule of thumb’ acceptable travel time for funeral corteges of
30 minutes. Within the Need Assessment submitted in support of this
application the journey times to the existing surrounding crematoria has
been reviewed. The assessment demonstrates that journeys to existing
facilities are well above the 30 minute time which is generally accepted
as an optimum travel time (Office of Fair Trading). These journey times
do not take into account traffic problems which may be experienced on
the network particularly around Cambridge and the A14.
7.29

Another part of the consideration for the bereaved is also the provision
of good facilities (serving a range of needs and faith requirements) and
appropriate equipment for the services. A family room is provided along
with audio / visual services and a range of memorial options. The
provision of a wider width cremator is also noted (43” rather than 28”)
which also assists in reducing any additional concern of the bereaved
who may require this.

7.30

There are considered to be sufficient future deaths to justify the new
facility considering the national projected death rates and cremation
rate. It is anticipated that this proposed development will divert some
services from existing facilities at Bedford, Cambridge and
Peterborough and some from Fenland. This proposal will result in
significant journey time savings for the bereaved.

7.31

Policy E1 (economic growth) of the 1995 Local Plan is a relevant policy
within the Development Plan relating to the issue of need alongside
policy CS1 of the Core Strategy 2009. This refers to the promotion of
economic and employment growth in Huntingdonshire and reduction in
commuting. The proposed development is considered to be compliant
with these policies. There is considered to be limited conflict with the
Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018 for submission) policy LP23 relating to Local
Services and Community Facilities as crematorium facilities are not
listed amongst those detailed however the wording does state not
limited to these. It is acknowledged that it is silent on new proposals in
the countryside. There is considered to be no conflict with the
Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018 for submission) emerging policies LP2 and
LP20. In terms of policy weighting, policies E1 and CS1 are considered
to be consistent with the NPPF and therefore are afforded full weight.
Emerging policy LP23 has no unresolved objections and can therefore
be attributed significant weight. Emerging policies LP2 and LP20 have
unresolved objections and are yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered they can be afforded moderate weight.

7.32

Paragraph 7 of the NPPF sets out the social and economic roles of
sustainable development and emphasises the role of the planning
system to build a strong, responsive and competitive economy and
provide accessible local services that reflect the community’s needs
and support its health, social and cultural well-being.

7.33

Taking these matters into account, it is concluded that at this time,
there is currently an unmet need, both qualitative and quantitative, for
additional crematorium facilities in the area which the proposal would
help to address. This consideration weighs significantly in favour of the
proposal.

Jubilee Park site
7.34

As detailed above, application reference 17/01271/FUL for the Town
Council’s Jubilee Park hybrid planning application was withdrawn. This
cannot therefore be a material consideration in the determination of this
application. The new planning application (received by the Local
Planning Authority on 5th July 2018) once registered and validated
would be a material consideration to this proposed development. This
would only be afforded extremely limited weight at such an early stage
in the application process as it has not yet been through the full
statutory consultation process, details and plans are possibly subject to
change, and it is not ‘before’ the Council for determination.
Economic effects

7.35

The proposed development would represent a significant investment in
the local economy. The overall development cost is in excess of £3m
and the long term maintenance of the site is expected to generate
expenditure in the order of £50,000 per annum to maintain the planting,
grounds and the building. The scheme represents a 100 year
investment project.

7.36

The construction project for the proposed development would generate
some 30 jobs with associated benefits to the supply chain. It is
understood that the proposed crematorium would employ at 5
employees directly. Indirect economic benefits would also be likely to
arise due to the increases in the use of local restaurant, function
facilities and hotel accommodation by funeral parties. Local funeral
businesses would also derive some economic benefit due to the
shorter travel distances involved for funeral corteges. These
considerations weigh in favour of the proposal.

7.37

There would be other economic benefits in the provision of a
crematorium facility within Huntingdonshire through savings in
commuting time and costs for residents.

7.38

Policy E1 (economic growth) of the 1995 Local Plan is a relevant policy
within the Development Plan relating to the issue of economic effects
alongside policy CS1 of the Core Strategy 2009. This refers to the
promotion of economic and employment growth in Huntingdonshire
and reduction in commuting. The proposed development is considered
to be compliant with these policies. There is considered to be no
conflict with the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) emerging
policies LP1, LP2 and LP20. In terms of policy weighting, policies E1
and CS1 are considered to be consistent with the NPPF and therefore
are afforded full weight. Emerging policies LP1, LP2 and LP20 have
unresolved objections and are yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered they can be afforded moderate weight.

7.39

Paragraph 7 of the NPPF sets out the social and economic roles of
sustainable development and emphasises the role of the planning
system to build a strong, responsive and competitive economy and
provide accessible local services that reflect the community’s needs
and support its health, social and cultural well-being.

Design of the building
7.40

The proposed crematorium comprises two elliptical forms joined by an
elliptical flat roofed porte cochere. The proposed crematorium building
is of single storey design at a height of approximately 4.5m to the
underside of the eaves. The chimney to the cremator will rise 1m
above the general roof level at a minimum of 6.1m. The smaller
‘satellite’ waiting room / WC located adjacent to the pond rises to 3.3m
in height.

7.41

The proposed scale and massing is acceptable in design terms, the
low form of the building (approximately 2 residential storeys) together
with the discrete chimney responds positively to its context and will
help settle the building within the landscape. The proposed building is
located centrally within the site and will be screened by existing and
proposed planting. The existing hedgerows and additional woodland
buffers will help conceal the building from the site entrance and Sawtry
Way.

7.42

The proposed elevations comprise zinc edged floating roof with red
cedar soffits set above high level frameless clearstory windows, flint
faced curved walls and white render. These materials are acceptable in
design terms. The use of flint walls is supported as it will add texture
and interest and help break up the large curved wall at the rear of the
porte cochere.

7.43

Subject to appropriate landscaping (considered below), the proposed
development is not considered to have an adverse impact on the wider
character of the area or of the nearby settlements of Kings Ripton or
Broughton. The buildings are low scale and landscape proposals will
provide an acceptable development that is not intrusive in this
countryside location.

7.44

All materials are recommended to be conditioned and samples
provided on site for approval.

7.45

The relevant Development Plan policies to the design of the proposal
are En25 of the 1995 Local Plan and policy CS1 of the Core Strategy
2009. The proposed development complies with these policies and
does not create a conflict. There is considered to be no conflict with the
Huntingdonshire Local Plan to 2036: Proposed Submission 2017 (as
amended March 2018 for submission) emerging policies LP11, LP12,
LP13 and LP14. In terms of policy weighting, Policy En25 of the Local
Plan 1995 and CS1 of the Core Strategy 2009 are all broadly
consistent with the NPPF as they support buildings where the scale,
form, materials and design will be sympathetic to the locality; where
they achieve an efficient use of land and respect the local pattern of
streets and spaces, and can therefore be afforded significant weight.
Policies LP11, LP12, LP13 and LP14 of the Huntingdonshire Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018 for
submission) follow a similar vein and are also considered to be
consistent with the NPPF. The policies within the emerging local plan
have unresolved objections are yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered that the policies can be attributed moderate weight.

7.46

Overall the design of the proposed development is acceptable and is
compliant with the NPPF paragraphs 56, 57, 61 and 63 and the
Huntingdonshire Design Guide (Chapter 3 Placemaking principles and
Chapter 4 Implementation (Commercial Development).
Residential Amenity

7.47

The application site and the siting of the proposed crematorium is
considered to be of sufficient separation distance from the nearest
existing properties: o
o
o

Piggery Cottage, Sawtry Way - 257m to the south west
Wyton House, Sawtry Way - 429m to the south west
The Hawthorns, Ramsey Road, Kings Ripton – 654m to north
east

NB - These measurements are taken from the edge of the red line of
the application site to the nearest part of the curtilages of the
properties.
7.48

Due to these distances is considered to have no significant detrimental
impact on the residential amenity of existing neighbouring properties in
terms of overbearing impact, overlooking, loss of privacy or loss of
light. It is not considered that the potential increase in traffic
movements would be significantly harmful to the residential amenities
of any nearby properties.

7.49

The relevant Development Plan policies relating to residential amenity
impacts of the proposal are En25 of the 1995 Local Plan and CS1 of
the Core Strategy 2009. The proposed development complies with
these policies and does not create a conflict. There is considered to be
no conflict with the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) emerging
policy LP15. In terms of policy weighting, Policy En25 of the Local Plan
1995 is broadly consistent with the NPPF and can be afforded
significant weight. Policy LP15 of the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP15 of the emerging local plan has
unresolved objections and is yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered that the policy can be attributed moderate weight.
Access and Transport

7.50

National and local planning policy relating to transport and access
promotes sustainable development which should give priority to
pedestrian and cycle movements, have access to high quality public
transport initiatives, create safe and secure layouts and minimising
journey times.

7.51

Paragraph 32 of the NPPF states that where developments generate
significant amounts of movement, decisions should take account of
whether opportunities for sustainable transport modes have been taken
up, safe and suitable access to the site can be achieved for all people
and improvements can be undertaken within the transport network that
cost effectively limit the significant impacts of the development. It goes

on to state that development should only be prevented or refused on
transport grounds where the residual cumulative impacts of
development are severe.
7.52

Access to the proposed development would be via a new entrance on
to the B1090 which would be widened to provide a ghost island
arrangements with right-turn lane. Concerns have been raised through
representations regarding the position of this access (in a fog prone dip
in the road and along a very fast stretch). Adequate visibility splays are
provided each side of the access. Junction modelling has been used to
model the capacity of the site access junction. The model outputs are
acceptable for use and no capacity concerns were highlighted. The
proposed access and associated right turn lane have been subject to a
Stage 1 Highway Safety Audit and would meet the appropriate
technical standards, and are considered to be acceptable by the Local
Highway Authority. The detailed design stage of the junction will
include signage lighting and islands through further Safety Audit
checks which would aid conspicuity of the proposed access point.

7.53

It was identified by Cambridgeshire County Council as the Local
Highway Authority that the development is likely to add to the existing
pressure on the capacity of the following junctions at peak hours: -

A141 / B1090 roundabout junction
A141 Spittals Way / Huntingdon Road roundabout junction
Ermine Street / A141 / B1044 roundabout junction
A141 / Kings Ripton Road ‘T’ junction
Sapley Road / Ramsey Road / B1090 crossroad

7.54

To address this issue, a condition has been recommended by the
Highway Authority to restrict any service times so that they fall outside
the peak hours (08:00 and 10:00 and 15:30 and 18:00 hours). Dignity
agree to this condition. This proposed condition would meet the
statutory tests as it would limit the capacity pressure on the above
junctions and eradicate the outstanding concerns with the modelling
that has been undertaken to support this application.

7.55

Concerns have been raised through many of the local representations
received (including a petition) in respect of highway safety and the
increase in vehicular movements, noting the lower speeds of funeral
corteges with particular concern regarding the staggered junction of
Sapley Road / Ramsey Road and the B1090. Recent accidents have
occurred at this junction and in the vicinity of the proposed access to
the site. The Transport Assessment includes a review of the accidents
in the vicinity of the site which concludes that there are no clusters of
accidents and the causes of the recorded accidents were not
attributable to the geometry or layout of the highway network. With the
suggested restriction on service times to those hours outside the peak
flow times, the junction would be no busier than existing. Accident data
related to this junction does not identify one issue as a possible
problem. Therefore the proposed development cannot be shown to be
unacceptable for this reason and would not be possible to defend at
appeal.

7.56

DMC Members did not raise highway safety as a reason for refusal in
the determination of the previous planning application (reference
17/00969/FUL) and this is a material consideration in the assessment

and determination of this application. No substantial new information
has been provided to accompany this application to warrant a change
to this position. The Local Planning Authority may be open to a
challenge of costs if a new highway safety reason for refusal were now
introduced without demonstration of a change in circumstance that led
to the change in position.
7.57

The proposed development will provide 110 parking spaces (inclusive
of 6 disabled spaces) and 2 specific parking spaces for the hearse and
cortege limousines. Parking is provided at a level that will allow
crossover between services and based on the operators experience
elsewhere. The level of parking is considered to be sufficient to ensure
that all vehicular movements are contained within the site boundary.

7.58

The trip distribution within the Transport Assessment highlights that
67% of development traffic will travel to the site from the north of the
B1090, and 33% from the south of the B1090. This is accepted by the
Local Highway Authority.

7.59

A proposed crematorium within Huntingdonshire will have the
significant benefit of reducing travel times for a large area. This will
increase the qualitative experience for users attending services.

7.60

It is noted that there are no public footways within the vicinity of the site
(again raised within a significant number of representations received).
The Local Highway Authority acknowledge that due to the nature of the
proposals, the crematorium will not attract walking and cycling
movements on a scale sufficient to necessitate footways or cycleways.
Therefore the interaction between any pedestrian, cyclist and motor
vehicles will be the same as on many roads without dedicated
footways / cycleways where much larger flows are present than in this
case. The Local Highway Authority also accept that the majority of
visitors will car share when accessing the site. It would not be
reasonable to refuse the planning application on these grounds as it
could not be defended at any subsequent appeal.

7.61

The site is not accessible by public transport which is advocated within
the 1978 Government Guidance for crematoria and within national and
local planning policy (see below). However it is unlikely that any sites
within Huntingdonshire that came forward for this proposed use could
be said to be accessible by public transport to any significant degree. It
would be expected that the large majority of Huntingdonshire residents
attending cremation services, travel by private means and the majority
of those people attending services and visiting gardens of
remembrance tend to do so by car. Examples of other crematorium
sites that Dignity operate (Fenland, Shepton Mallet and Basingstoke)
are located in rural locations with little or no public transport and
footway provisions. The site would be well served with direct access
onto the B1090 and therefore readily accessible by car from nearby
towns and villages. For many residents in the District, and a number of
local undertakers, the proposed crematorium would be much closer
than existing facilities located outside the District. This would result in a
reduction in travel and would be a considerable gain on sustainability
grounds.

7.62

The information provided within the supporting Transport Assessment
and the comments received from the Local Highway Authority all

demonstrate that planning permission should not be refused as
previously stated:
“The proposed development, by virtue of its countryside location away
from a main settlement and the lack of alternatives to access the site
other than by private car is not considered to constitute a sustainable
form of development….”
The principle of the countryside location for the crematorium has been
discussed earlier within this report and is acceptable and the significant
improvement in reduction of existing travel times for Huntingdonshire
residents to access crematorium facilities elsewhere outweighs the
disadvantages of alternatives to access the site other than by private
car.
7.63

Taking all of the above into account along with the representations
received and in light of the NPPF it is considered that the potential
increase in traffic movements would not be detrimental to highway
safety. The highway and traffic impacts of the development are not at
an unacceptable level and would not be considered to be severe which
is the test set out within paragraph 32 of the NPPF. Subject to the
imposition of a condition restricting service times, it would not be
possible to substantiate a reason for refusal on highway safety grounds
that could be defended at appeal and therefore planning permission
should not be withheld on transport impact grounds.

7.64

Conditions are recommended to secure full details and completion of
the off-site highway improvement works, provision of all parking and
servicing before first use and details of construction traffic.

7.65

The relevant Development Plan policies relating to access and
transport are policies T18 and T19 of the Local Plan 1995 and policy
CS1 of the Core Strategy 2009. The proposed development is
considered to be compliant with policies T18 and T19 of the 1995 Local
Plan. There is considered to be limited conflict with policy CS1 of the
Core Strategy 2009 which advocates increasing opportunities to make
journey by foot, cycle or public transport. The relevant Huntingdonshire
Local Plan to 2036: Proposed Submission 2017 (as amended March
2018 for submission) emerging policies are LP13, LP17 and LP18.
There is considered to be limited conflict with emerging policies LP13
(criteria f) and LP17 as, due to its countryside location with no public
transport links this could be considered to not promote accessibility and
permeability for all nor maximising the use of sustainable travel modes.
Significant weight can be given to policies T18, T19 and CS1 as they
are all broadly consistent with the NPPF. Emerging policies LP13,
LP17 and LP18 have unresolved objections and are yet to be
subjected to Examination, however when taking account of paragraph
216 of the NPPF, it is considered they can be afforded moderate
weight.

7.66

The proposed development is broadly compliant with the principles set
out within the 1978 Government Guidance, policies T18 and T19 of the
Local Plan, policy CS1 of the Huntingdonshire LDF Core Strategy
2009, policies LP13, LP17 and LP18 of the Huntingdonshire Local Plan
to 2036: Proposed Submission 2017 (as amended March 2018 for
submission).

Landscape and Visual impacts
7.67

The application is accompanied by a Landscape Visual Impact
Assessment (LVIA) which follows the industry process and guidelines.
Landscape impacts are also considered in the Design and Access
Statement, Tree Survey, Impact Assessment and Method Statement,
Historic Environment Assessment and the Supporting Planning
Statement. Hard and soft landscaping details have also been submitted
for consideration.

7.68

There re considered to be no significant impact on national or locally
designated Nature Conservation areas or on areas with a Landscape
designation. The main landscape and visual impacts will be on local
users of the Public Rights of Way network and the local roads.

7.69

Michele Bolger Expert Landscape Consultancy (MBELC) was
commissioned by the Local Planning Authority to review the landscape
and visual impacts of this proposed application. The purpose of this
was to assist officers with the consideration of the landscape impacts
of the proposed development in light of the previous DMC Members’
refusal reason and also the current pending appeal against this refusal.
The relevant part of the previous refusal reason was: -

7.70

“…The proposed development of this greenfield site would have a
detrimental impact on the intrinsic character and beauty of the site and
surrounding area…”

7.71

Officers agree with Ms Bolger’s assessment which is summarised
below.
Landscape effects:

7.72

The main site area is separated from Sawtry Way (by at least 50m) by
a narrow field. A 10m length of hedgerow and a single tree will require
removal to form the access. The application site is uncharacteristic of
the Central Claylands Landscape Character Area. The surrounding
fields tend to be more open. The surrounding area includes a number
of buildings of similar or greater size than that proposed. Some are
agricultural however the laboratory is 250m from the site and RAF
Wyton approximately 2.5km to the south east. In the visible vicinity is a
solar farm and the Glebe Farm factory on the edge of Kings Ripton.

7.73

The site is not considered to be – or be an essential part of – a valued
landscape for the purposes of the NPPF paragraph 109.

7.74

The site does have medium value as part of a rural landscape. Of
greatest value is its medium size and enclosing vegetation which
represent an increasingly rare remnant of an historic enclosure pattern.

7.75

Any built development on a greenfield site will result in the loss of the
existing landscape fabric however the overall resultant level of harm is
dependent on how the development responds to any important
landscape features and the surrounding local landscape character. The
hedgerow and tree loss that would result from the proposed access will
have an impact although it is considered that this can be mitigated by
the proposed planting. This comprises 0.6ha of woodland planting

around the site perimeter and amenity planting throughout the site.
This would supplement the existing hedgerow and strengthen the
enclosure for the site and increase the resilience and continuity of the
hedgerow through species diversification.
7.76

The occurrence of non-agricultural buildings and structures within the
Central Claylands LCA is not uncommon. It is important that new
buildings are designed sensitively in response to the openness of the
landscape and long-distance visibility. The proposed new planting and
building design along with materials achieve this.

7.77

The susceptibility of the local landscape to change as a result of this
proposal is medium. The building would not be out of scale or context
with the wider landscape character and would be increasingly
screened from the surrounding area by the maturing planting. The
species proposed should comfortably exceed the height of the building.
The magnitude of change would be medium / low and the overall effect
on the local landscape would be moderate adverse.
Visual effects:

7.78

Users of the surrounding public rights of way will be able to see the
development. These rights of way are shown on the location plan
accompanying this report. Footpath 2 forms part of the Pathfinder Long
Distance Way. Users of this footpath will notice the proposed
development when walking south towards Sawtry Way.

7.79

Views of the proposed development would be filtered by the site’s
existing boundary vegetation and the proposed planting. There would
initially be a medium magnitude of change for users of this footpath
and this would result in a moderate adverse impact on their visual
amenity. This would lessen through time as the proposed planting
matures.

7.80

Ground level views of the site are afforded from the more elevated
southern parts of Kings Ripton, notably alongside Ramsey Road and
the Manor Farm campsite. The level of change would be medium / low
and the overall effect moderate adverse. From the lower lying, northern
parts of Kings Ripton which includes the church, views are generally
obscured by vegetation, topography and buildings.

7.81

Road users would be aware of the development with filtered views of
the building above and between the roadside hedge. The change for
road users would result in a moderate / minor adverse effect.

7.82

The impact on users of the Pathfinder Long Distance Walk which
follows Sawtry Lane in this location is low as there is no safe walking
route along the road and is therefore unlikely to be well used.

7.83

No objection has been received from the County Council in terms of
impact on the Public Rights of Way network.

7.84

The proposal would result in some landscape and visual harm. This will
be limited overall and would occur primarily as a result of the
development of a greenfield site in a rural location. It is not
recommended that the Local Planning Authority refuse the application
on landscape / visual grounds.

7.85

Members are advised to give consideration and weight to this third
party specialist advice on the landscape and visual impacts of the
development that the proposal is acceptable on landscape grounds.
Officers advise that, based on this additional opinion, this part of the
previous refusal reason would not realistically be defensible at an
appeal and this current application should not be rejected on these
grounds.

7.86

No objection to the proposed development has been received by the
Council’s Landscape Officer with regard to the submitted details and
tree and landscape impacts.

7.87

Conditions are recommended to secure tree protection, full details of
both hard and soft landscaping (including maintenance), landscape
management plan, earthworks and services on the site.

7.88

The relevant Development Plan policies relating to landscape and
visual impacts En18, En20 and En25 of the Local Plan 1995 and policy
CS1 of the Core Strategy 2009. The proposed development is
considered to be compliant with these Development Plan policies
causing no conflict. The relevant Huntingdonshire Local Plan to 2036:
Proposed Submission 2017 (as amended March 2018 for submission)
emerging policies are LP11, LP13, LP15 and LP33. There is
considered to be no conflict with these emerging local plan policies.
Significant weight can be given to Development Plan policies En18,
En20 and En25 and CS1 as they are all broadly consistent with the
NPPF. Emerging policies LP11, LP13, LP15 and LP33 have
unresolved objections and are yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered they can be afforded moderate weight.

7.89

There is considered to be some limited degree of harm caused through
the proposed development which would fall within the environmental
strand of sustainable development as set out within the NPPF. It is
considered that any landscape impact would be very limited as it would
be as a result of any form of built development in a countryside
location.
Heritage assets

7.90

An Historic Environment Desk Based Assessment was submitted to
support the application. This concludes that the application site makes
a neutral contribution towards the setting of the Grade II* Church of St
Peter in Kings Ripton and no contribution to the Conservation Area.
The listed building will not receive harm to its heritage significance as a
result of the proposed development within the site.

7.91

An archaeological trial trench evaluation was undertaken as required
by CCC Archaeology. No further archaeological works are required
within the proposed development area in advance of determination or
construction. However some significant archaeological remains were
found adjacent to the development area close to the site boundary for
the application. Landscaping details will need to be carefully reviewed
in this area to avoid lateral disturbance of the known human skeletal
remains that have been preserved in situ.

7.92

The relevant Development Plan policies relating to heritage impacts of
the proposal are En13 of the 1995 Local Plan and policy CS1 of the
Core Strategy. The proposed development complies with these policies
and does not create a conflict. There is considered to be no conflict
with the Huntingdonshire Local Plan to 2036: Proposed Submission
2017 (as amended March 2018 for submission) emerging policy LP36.
In terms of policy weighting, Policies En13 and CS1 are broadly
consistent with the NPPF and can therefore be afforded significant
weight. Policy LP36 of the Huntingdonshire Local Plan to 2036:
Proposed Submission 2017 (as amended March 2018 for submission)
follows a similar vein and is also considered to be consistent with the
NPPF. Policy LP36 of the emerging local plan has unresolved
objections and is yet to be subjected to Examination, however when
taking account of paragraph 216 of the NPPF, it is considered that the
policy can be attributed moderate weight.

7.93

The proposed development is not considered to harm the significance
of the identified heritage assets and, as described elsewhere in this
report, is considered to provide significant public benefits and is
therefore in accordance with the NPPF and the relevant policies details
above. There would be no conflict with the statutory duty under S66 of
the Listed Buildings Act 1990.
Ecology and Biodiversity

7.94

Paragraph 109 of the NPPF states that ‘the planning system should
contribute to and enhance the natural and local environment by…
minimising impacts on biodiversity and providing net gains in
biodiversity where possible.’ Local Plan policy En22 requires
appropriate account to be taken of nature and wildlife conservation and
policy LP32 of the Huntingdonshire Local Plan to 2036: Proposed
Submission 2017 (as amended March 2018 for submission) aims to
conserve and enhance biodiversity and advises that opportunities
should be taken to achieve beneficial measures within the design and
layout of development and that existing features of biodiversity value
should be maintained and enhanced.

7.95

The application site is currently used for agricultural purposes and
provides a limited environment in biodiversity terms. The application
provides additional landscape areas, incorporating native species,
meadow planting and water features to enhance the biodiversity offer
of the site.

7.96

An Ecological Appraisal Report accompanies this application which
details the extended Phase 1 habitat survey of the site. Whilst the
survey was undertaken in November (outside the optimal period),
sufficient information was obtained to characterise the habitats and to
evaluate the importance of the site. This details existing ecological
conditions on the site and assesses the potential impact of the
development. A number of recommendations have been proposed
within the survey to mitigate the loss of habitat and these have been
considered through the design of the scheme. A condition is
recommended securing a full scheme of ecological enhancement.

7.97

Landscaping details have been provided to provide for specific
ecological requirements of the development recognised through the
survey and assessment work. Details of the planting schemes are

generally acceptable and it is suggested that these be secured through
appropriately worded conditions. Lighting details would be conditioned
to be sensitive to bats.
7.98

The Wildlife Trust have reviewed the ecological information provided
and welcome the proposed inclusion of native wildflower, hedgerow
and tree planting within the scheme. This should allow the proposals to
achieve a net gain in biodiversity.

7.99

The rlevant Development Plan policies relating to ecology and
biodiversity impacts of the proposal are En22 of the 1995 Local Plan
and policy CS1 of the Core Strategy. The proposed development
complies with these policies and does not create a conflict. There is
considered to be no conflict with the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) emerging policy LP32. In terms of policy weighting,
Policies En22 and CS1 are broadly consistent with the NPPF and can
be afforded significant weight. Policy LP36 of the Huntingdonshire
Local Plan to 2036: Proposed Submission 2017 (as amended March
2018 for submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP32 of the emerging local plan has
unresolved objections and is yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered that the policy can be attributed moderate weight.

7.99

As such, the proposed development is therefore considered to be
acceptable in this regard.
Ground conditions and contamination

7.100 A Phase 1 Site Investigation was undertaken and a report submitted
with the planning application. This provides information on past and
current uses of the site and surrounding area, identifies receptors nad
potential sources of contamination, provides information on geology,
hydrogeology and hydrology of the site and makes recommendations.
The report concludes that no significant potential historical or current
sources of contamination have been identified and no further site
investigation or risk assessment is considered necessary. The
Council’s Environmental Protection Officer has advised that no
objection is raised in relation to land contamination and no conditions
are required.
7.101 The proposed development is considered to be acceptable in respect
of ground conditions and contamination.
7.102 The relevant Development Plan policy relating to ground conditions
and contamination is policy CS1 of the Core Strategy. The proposed
development complies with this policy and does not create a conflict.
There is considered to be no conflict with the Huntingdonshire Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018 for
submission) emerging policy LP15. In terms of policy weighting, Policy
CS1 is broadly consistent with the NPPF and can be afforded
significant weight. Policy LP15 of the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP15 of the emerging local plan has
unresolved objections and is yet to be subjected to Examination,

however when taking account of paragraph 216 of the NPPF, it is
considered that the policy can be attributed moderate weight.
Flooding and Drainage
7.103 The application site is entirely located within the Environment Agency’s
Flood Zone 1 (low probability) and in Flood Zone 1 within the
Huntingdonshire SFRA (2017). There are no known records of flooding
from any sources on the site. This zone comprises land assessed as
having a less than 1 in 1,000 annual probability of river or sea flooding.
The Planning Practice Guidance indicates that all uses of land are
appropriate in this zone. As such the principle of development on this
site is acceptable in flood terms.
7.104 The area of the site is 4.75ha and consideration must also be had to
surface water drainage and sustainable drainage systems (SuDS). The
submitted Flood Risk Assessment concludes that the site is at low risk
from fluvial or tidal flooding, there is negligible risk to the site of flooding
from other sources.
7.105 A surface water drainage strategy is proposed to attenuate flows to the
existing greenfield run off rate up to the 1 in 100 year (with 40% climate
change applied) which will reduce the surface water flood risk to the
site and to areas off-site. This document also shows that the
development can incorporate Sustainable Drainage Systems (SuDS).
7.106 The creation of water features as part of the overall drainage and
landscape strategy will help to ensure that the surface water run-off
can be controlled.
7.107 Cambridgeshire County Council as Lead Local Flood Authority and the
Environment Agency have not objected to the development subject to
appropriately worded conditions to secure both surface water and foul
water drainage details.
7.108 The proposed development on the site is considered appropriate with
respect to flood risk and drainage.
7.109 The relevant Development Plan policies relating to flooding and
drainage impacts of the proposal are CS8 and CS9 of the 1995 Local
Plan and policy CS1 of the Core Strategy. The proposed development
complies with these policies and does not create a conflict. There is
considered to be no conflict with the Huntingdonshire Local Plan to
2036: Proposed Submission 2017 (as amended March 2018 for
submission) emerging policy LP16. In terms of policy weighting,
Policies CS8, CS9 and CS1 are broadly consistent with the NPPF and
can be afforded significant weight. Policy LP36 of the Huntingdonshire
Local Plan to 2036: Proposed Submission 2017 (as amended March
2018 for submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP16 of the emerging local plan has
no unresolved objections and therefore when taking account of
paragraph 216 of the NPPF, it is considered that the policy can be
attributed significant weight.
Pollution Control

7.110 There is no objection raised from HDC Public Protection relating to the
emissions from the crematorium in terms of potential pollution. A
Dispersion Chimney Height D1 calculation relating to the stack height
for the chimney has been submitted to support the application. The
Council’s Environmental Protection team advise that a full air quality
assessment was not required applying the criteria in the Institute of Air
Quality Management air quality guidance. The proposals are
considered to not have a risk of impacts at relevant receptors due to
their distance from them.
7.111 Modern crematoria utilise the latest equipment to minimise emissions
which are filtered to remove particles and the use of mercury
abatement plant, coupled with constant monitoring ensure compliance
with European regulations. The use of such modern plant prevents
smoke and smells, and as indicated on the proposed plans, the facility
will be constructed with the inclusion of this.
7.112 The proposed crematorium has been designed to limit noise pollution
wherever possible. Building regulation standards for crematoriums will
minimise any potential noise pollution. Receptors to noise pollution are
considered to be limited.
7.113 A pollution prevention and control permit (PPC) is required for the
development and is dealt with by Environmental Health under Public
Health legislation. Officers are satisfied that the appropriate mercury
abatement, waste storage and disposal, chimney stack and emissions
and monitoring can be undertaken and raise no objection based on
these grounds.
7.114 The relevant Development Plan policy relating to pollution control
impacts of the proposal is policy CS1 of the Core Strategy. The
proposed development complies with this policy and does not create a
conflict. There is considered to be no conflict with the Huntingdonshire
Local Plan to 2036: Proposed Submission 2017 (as amended March
2018 for submission) emerging policy LP15. In terms of policy
weighting, Policy CS1 is broadly consistent with the NPPF and can be
afforded significant weight. Policy LP15 of the Huntingdonshire Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018 for
submission) follows a similar vein and is also considered to be
consistent with the NPPF. Policy LP15 of the emerging local plan has
unresolved objections and is yet to be subjected to Examination,
however when taking account of paragraph 216 of the NPPF, it is
considered that the policy can be attributed moderate weight.
Waste Management
7.115 A Construction Environmental Management Plan is recommended for
traffic and biodiversity reasons. The CEMP would also contain a Site
Waste Management Plan.
7.116 The proposed development is not considered to cause any significant
adverse impacts in respect of production of waste and its disposal and
is therefore considered to be compliant with the NPPF.
7.117 The relevant Development Plan policies relating to waste management
impacts of the proposal are policies CS1 of the Core Strategy 2009 and
policy CS28 of the Cambridgeshire and Peterborough Minerals and

Waste Development Plan Core Strategy 2011. The proposed
development complies with these policies and does not create a
conflict. In terms of policy weighting, these policies are considered to
be consistent with the NPPF and can therefore be given full weight.
Jubilee Park application (17/01271/FUL)
7.118 Several representations received on this application refer to
Huntingdon Town Council’s Jubilee Park planning application for an
alternative crematorium detailing support for this in preference to this
application proposal for several reasons including more community
benefit and more appropriate location.
7.119 As detailed above in this report (in paragraph 4.3) application reference
17/01271/FUL for the Town Council’s Jubilee Park hybrid planning
application was withdrawn. This cannot therefore be a material
consideration in the determination of this application. The new planning
application (received by the Local Planning Authority on 5th July 2018)
once registered and validated would be a material consideration to this
proposed development. This would only be afforded extremely limited
weight at such an early stage in the application process as it has not
yet been through the full statutory consultation process, details and
plans are possibly subject to change and is not ‘before’ the Council for
determination.
7.120 The need and justification for two crematoria and justification for this is
not a material consideration in the determination of this application due
to the current status of the Town Council’s planning application with the
result being that if Members of the DMC resolve to approve the
proposal the subject of this report, at that point in time it would be the
first and only permission for a crematorium in the district. An update on
the very latest position in this regard (i.e. the status of the Town
Council’s planning application) will be given to Members of the DMC on
the 16 July 2018.
Response to representations
7.121 The majority of issues raised within the representations received on the
planning application have been addressed within this report.
7.122 The site is not within Green Belt as there is no Green Belt land within
Huntingdonshire which does have specific protection through the
planning system. The application site is within the open countryside as
discussed above in this report.
7.123 Comments have been made regarding the applicants and their
business including those relating to the public consultation exercise
and how this was undertaken and the local residents involved. This is
not a material planning consideration that can be given weight in the
assessment of the proposal.
7.124 The consultation undertaken by the Local Planning Authority has been
in accordance with the Town and Country Planning (General
Development Procedure) Order 2015. No adjacent neighbour
consultations were undertaken as there are no properties with their
curtilages adjoining the application site. A site notice was posted at the

site and a newspaper advert was also placed advertising the proposed
development as a Departure from the Development Plan. Both Parish
Councils that cover the site were consulted along with all previous
people who made representations on the previous application
(17/00969/FUL).
7.125 The location of the proposed development adjacent to a noise source
of barking dogs from the laboratories (to the south east of the site
along the B1090)has been raised however the issue of appropriate
juxtaposition of uses is only a material planning consideration in
respect of amenity issues. At the time of publication of this report, the
Council’s Environmental Protection team have made no comments nor
raised objection in respect of this relationship.
Other Issues
7.126 Human Rights Issues – this application would raise no known Human
Rights issues.
7.127 Equality Act 2010 – this application would raise no known issues under
the Equality Act.
Planning balance and conclusion:
7.128 As set out above in this report, the Local Planning Authority must
determine this application in accordance with the Development Plan,
unless material considerations indicate otherwise. This has been
undertaken through the assessment of the issues within this report.
7.129 There are two identified conflicts with the Development Plan detailed in
this report; limited conflict in relation to development in the countryside
(Local Plan 1995 policy En17)_ and limited conflict in relation to the
promotion of opportunities for journeys by non-car modes of transport,
notably public transport (Core Strategy 2009 policy CS1)
7.130 Policy En17 of the 1995 Local Plan does not refer to crematoria
development in the countryside and the application has been
advertised as a departure for this reason. As noted above in this report
there are material considerations of the nature of the proposed
development, the absence of a site in the urban area and the
restrictions within the 1902 Act and 1978 Guidance that result in the
principle of a countryside location for this development is acceptable.
7.131 The proposed development is not accessible by public transport
however this is balanced by the significant reduction in number and
distance of trips for current residents of Huntingdonshire attending
facilities elsewhere.
7.132 The NPPF has at its heart the presumption in favour of sustainable
development. To be sustainable, development must, as noted in
paragraph 6 of the NPPF, strike a satisfactory balance between the
economic, environmental and social considerations. The NPPF is a
material consideration and is given significant weight in determining
applications.
7.133 The proposed development would provide a facility in the District for
which there is a need, resulting in a wider social community benefit. It

would also create some rural employment and would indirectly support
other associated business activities in the area. Safe access to the
development could also be achieved. The economic and social roles of
sustainable development, as defined in the NPPF, would thus be
supported.
7.134 Although the proposal would not be close to any main centre of
population, it would be relatively conveniently located for many
residents in Huntingdonshire who currently have to travel further afield
to access cremation facilities. Travel distances for many local residents
would be reduced to gain access to cremation facilities. Existing travel
methods to cremation facilities are mostly undertaken by private
transport. Any harm arising in terms of transport sustainability through
lack of public transport accessibility to the site would be small and
outweighed by the benefits of the provision of a closer facility.
7.135 In relation to environmental considerations, it is accepted that there
would be some loss of Grade 3 agricultural land as part of the proposal
which would likely be the case for any proposed crematorium within the
countryside around Huntingdon. This report and the expert advice
received from Michelle Bolger conclude that the visual and landscape
impacts of the proposal are considered to be localised and not
significantly adverse as these would be mitigated by the layout and
design of the scheme and proposed landscaping. Existing valuable
landscape features could be retained and there would be a net gain in
biodiversity value through the proposal.
7.136 The proposed development would not result in any significant adverse
effects on the amenity of local residents, ecological interest or the
historic environment. Whilst the development is not one of the type
listed in policy EN17, the proposed development is appropriate in this
location due to the nature of the use and the requirement of legislation
and Government guidance.
7.137 Regard should be had to the previous refusal of planning permission in
the consideration and determination of this application. This report sets
out that there are sustainability benefits in the provision of a
crematorium within Huntingdonshire that outweigh the harm caused
through lack of alternatives to access the site other than by private car.
It is considered that this previous part of the refusal reason cannot be
reasonably defended at appeal. The independent comments from
Michelle Bolger provide new information and justification for officers to
not maintain the previous concern from Members relating to the impact
on the character and beauty of the site and surrounding area.
7.138 Having fully assessed all three dimensions of sustainable development;
economic, environmental and social within this report it is concluded
that the development of this site will, subject to the recommended
conditions: -

Provide a needed crematorium
Provide a design of development that is acceptable
Not cause a significant detrimental impact to residential amenity
Not cause a severe highways impact
Not result in a significant loss of Grade 3 agricultural land
Have no significant adverse impact on features of landscape or
ecological value

-

Promote the biodiversity of the site
Minimise pollution and contamination
Manage flood risk and drainage effectively
Generate an acceptable level of waste

7.139 Taking all of these matters into account, the proposed development
gives rise to limited conflict with two Development Plan policies. The
relevant material considerations have been detailed within the report
(specifically the emerging Local Plan and the relevant paragraphs of
the NPPF which carry significant weight). The proposed development
is considered to give rise to limited conflict with the emerging Local
Plan to 2036: Proposed Submission 2017 (as amended March 2018 for
submission).
7.140 It is concluded that in applying the NPPF, the proposal would represent
sustainable development which indicates that planning permission
should be granted. . The site is suitable for the proposed use and there
are no effects which count significantly against the proposal or which
outweigh the social and economic benefits of the development. The
proposed development is considered to be acceptable in principle and
there are material considerations to indicate and outweigh the limited
conflict with two Development Plan policies, and therefore the
development should be approved as a departure. The application is
therefore recommended for approval subject to the stated planning
conditions.
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RECOMMENDATION – APPROVE subject to conditions to include
those listed below.
CONDITIONS:
• 3 year timescale
• Approved plans
• Materials (including sourcing)
• Signage details
• Site levels
• Hard and soft landscaping (including regard to potential
archaeological impact)
• Landscape management plan
• Earthworks details
• Services details
• Tree Protection
• Construction and Environmental Management Plan
• Contamination – further monitoring and gas protection
measures
• Retain all parking spaces for parking
• Provision of visibility splays
• Junction radii
• Surface Water Drainage Scheme and maintenance
• Foul Water Drainage Scheme
• Tree Protection
• Restrict service hours outside of peak times

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.

CONTACT OFFICER:
Enquiries about this report to Louise Newcombe Development Management
Team Leader 01480 388490

Huntingdonshire
D I S T R I C T

Pathfinder House

St Mary’s Street

C O U N C I L

Huntingdon

PE29 3TN

Head of Planning Services
Pathfinder House
St. Mary’s Street
Huntingdon
Cambridgeshire PE 29 3TN
APPLICATION NUMBER: 18/00700/FUL

CASE OFFICER:

Louise Newcombe

PROPOSAL:

Construction of a new crematorium with associated car parking,
memorial gardens, access road, access and landscaping.

LOCATION:

Land North Of Wyton Piggery Cottage Sawtry Way Wyton

OBSERVATIONS OF KINGS RIPTON PARISH COUNCIL



Kings Ripton Parish Council request that a full traffic survey is conducted for Kings
Ripton junction, as without this important information the council cannot make an
objective decision or recommendation on the proposed application.

Kings Ripton Parish Council
Recommendation on planning application 18/00700/FUL
The re-submitted planning application, 18/00700/FUL, from Dignity Plc. was debated at
length at the Kings Ripton Parish Council meeting held 22nd May 2018. The parish council
decided it could not objectively re-assess the proposal without the inclusion of specific traffic
data relating to the junction at the junction of the B1090 and Ramsey Road, immediately
south of Kings Ripton village.
One of the key concerns expressed in the original Kings Ripton Parish Council
recommendation on the planning application,17/00969/FUL, was related to increased traffic
at the junction of the B1090 and Ramsey Road, immediately south of Kings Ripton village.
These concerns have not been addressed within the re-submitted application. Therefore
Kings Ripton Parish Council request that a full traffic survey is conducted for the junction, as
without this important information the council cannot make an objective decision or
recommendation on the proposed application.
I have included the relevant items from our original recommendations below for reference.
Please could you keep me informed as to when this survey could be conducted.
Cllr Paul Bassitt
Acting Chair Kings Ripton Parish Coucil
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[3.2 The junction of the B1090 and Ramsey Road, immediately south of Kings Ripton
village
3.3.1 The junction of the B1090 and Ramsey Road, immediately south of Kings Ripton village is
already a busy junction. Traffic statistic show a number of reported, sometimes serious accidents
at this junction. Traffic statistics do not show the high level of minor incidents, which may not
merit reporting to police or insurers. There are many of these. And there are even more near
misses.
3.3.2 Local knowledge makes it clear that the junction is dangerous. Regardless of any
suggestions that funeral directors should travel along the A141 and A1090, mourners will travel
past Jubilee Park and need to turn right at this busy junction across speeding traffic. Few
mourners follow hearses; they make their own way to crematoria. Sections 4.3.4 and 4.3.5 of the
Traffic Assessment mention that most traffic is likely to travel this way (65% accessing the site
from the northern section of the B1090, i.e. east-bound from the junction of the B1090 and Ramsey
Road) but the junction is not considered in the Traffic Assessment.
3.3.3 Passing Jubilee Park and turning right at this junction is the obvious route for mourners
travelling from much of Huntingdon, from St Neots and from villages south and west of
Huntingdon - a considerable proportion of cars travelling to the facility. Visitors from villages to
the north West of Huntingdon will also use this junction.
3.3.4 Despite this, the transport assessment has not addressed this junction, even though the
same report shows (table 2.2) that this junction has a high level of accidents. Section 2 of the
Transport Assessment states:
2.2.3 To understand the traffic volumes on the B1090, an ATC was undertaken between 04/11/2016 –
10/11/2016)
2.2.4 In addition to this, turning count surveys were undertaken at the request of CCC at the following
junctions:

. A141/B1090 roundabout; and
. A141/B1514/Huntingdon Road roundabout.

Section 6 of the Transport Assessment states:
6.1.1 This chapter describes the junction capacity assessments carried out in order to determine the
suitability of the proposals and to determine the level of off-site impact.
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6.1.2 The junctions that will be assessed have been discussed and agreed with CCC during preapplication discussions and include:

 Site Access/B1090 T junction;
 A141/B1090 roundabout; and
 A141/B1514/Huntingdon Road roundabout.

3.3.5 The transport assessment ignores the routes mourners will take and concentrates
on the ones Dignity wish they would take. This omission means that the transport
assessment is at best incomplete and not fit for purpose, at worst entirely flawed.
3.2

Through Kings Ripton

3.4.1 Ramsey Road through Kings Ripton is already busy. This is the obvious route to the
crematorium from villages to the north west. It will put further pressure on a village where
the safety of pedestrians is already an important issue, particularly at the bridge to the
north of the village, where pedestrian safety is a major concern.

3.5 The impact of traffic will have a seriously negative impact on the quality
of life of local residents and other current users of local roads.]

Ramune Mimiene, Clerk to Kings Ripton Parish Council.

Date: 24 May 2018
Failure to return this form within the time indicated will be taken as an indication that the Town or
Parish Council do not express any opinion either for or against the application.
PLANNING SERVICES
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PLANNING CONSULTATION RESPONSE
Economy, Transport & Environment
To Louise Newcombe
Huntingdonshire District Council
Pathfinder House
St Marys Street
Huntingdon
PE29 3TN

App Reference: 18/00700/ful
Date IN : 25/04/18 Date Out : 29/06/18

Highway Development Management
Cambridgeshire County Council
West Highways Division
Stanton House, Stanton Way
Stukeley Road
Huntingdon
Cambs PE29 6PY

Contact: Robin Hobbs

RE: Application description
Proposal Construction of a new crematorium with associated car parking, memorial
gardens, access road, access and landscaping.
Location: Land North Of Wyton Piggery Cottage Sawtry Way Wyton
I can confirm that a stage 1 (In principle) audit has been carried out on the proposed
access and has been reviewed by our safety audit team and subject to detailed
design being brought forward before any construction work is commenced is
acceptable in principle..
In answer to some of the concerns that have been presented:Staggered Junction Abbots Ripton
It is indicated within the transport assessment that the proposed crematorium will not
operate during peak flow times, therefore the junction indicated would be no busier
than during this period of time which would make it difficult to point at as a source of
concern. Accident data has been looked at in relation to this junction and no one
issue can be identified as a possible problem. It cannot be shown therefore to be
unacceptable for this reason and would not be possible to defend at appeal

Movements and interaction between cyclists and pedestrians along Sawtry Way
The crematorium proposed will not attract walking and cycling movements on a scale
sufficient to necessitate footways or cycleway facilities. Therefore the interaction
between any pedestrian, cyclist and motor vehicles will be the same as on many
roads without dedicated footways/cycleway where much larger flows are present than
in this case. Again it would therefore not be reasonable to refuse this application on
these grounds as it could not be defended at any subsequent appeal.
Conspicuity of proposed access point
The access and the type of junction proposed conforms to the requirements within the
Design and Management of Roads and Bridges (DMRB) standards, and is therefore
acceptable in relation to design. It has gone through the in principle safety audit
without issue. Within the detailed design stage the junction will be looked at in relation
to signage lighting and islands which would aid conspicuity of the proposed access
point.
Speed reduction/ change of speed limit
A speed reduction in the location of the access of the crematorium would almost
certainly not be supported by the police. As the applicants providing the required
visibility for the speed of the road at present, it would be unreasonable to ask them to
fund and implement something that is unlikely to be supported, adhered to or policed.
In conclusion I would could have no objections on highway safety grounds to that
proposed. Please append the following conditions to any consent granted.

HDMC 31
Prior to the construction of the development hereby permitted the detail
of the off-site highway improvement works shall be submitted and agreed to the
written satisfaction of the Local Planning Authority.
Reason: to ensure that the highway network is adequate to cater for the
development proposed.
HDMC 31
Prior to the commencement of the use hereby permitted) the off-site
highway improvement works shall be completed to the written satisfaction of the Local
Planning Authority.
Reason: to ensure that the highway network is adequate to cater for the
development proposed.

HDMC 17
Prior to the first use the proposed on-site parking / servicing / loading,
unloading / turning / waiting area shall be laid out, demarcated, levelled, surfaced and
drained in accordance with the approved plan and thereafter retained for that specific
use.
Reason: To ensure the permanent availability of the parking / manoeuvring area, in
the interests of highway safety.
HDMC 18
Temporary facilities shall be provided clear of the public highway for the
parking, turning, loading and unloading of all vehicles visiting the site during the
period of construction.
INFORMATIVES
The applicant should be informed that in order to construct the offsite highway works
that they will need to enter a 106 highways agreement with the highway authority.

Development Management Committee
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